RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
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APPLICATION NO: 3/2010/0178/P
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PROPOSED CHANGE OF USE FOR TWO UNITS AT PRIMROSE MILL FROM INDUSTRIAL TO LEISURE USE AT PRIMROSE MILL, PRIMROSE ROAD, CLITHEROE

	TOWN COUNCIL:
	No objection.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection in principle on highway safety grounds.  However, this development will bring significant additional activity on to Primrose Road and must be considered as part of the cumulative development using this road that could warrant additional highway measures at the Whalley Road junction.  Members are referred to the file for full details of the response which seeks a contribution to improvements that would materially benefit the accessibility of the site and overcome deficiencies particularly in the provision of pedestrian facilities.

	
	
	

	COUNTY ARCHAEOLOGY:
	Have no archaeological comments to make.

	
	
	

	ADDITIONAL REPRESENTATIONS & INFORMAL SITE NOTICE:
	Three letters have been received which raise the following concerns:

	
	1.
	Since all developments at Primrose Mill will increase the amount of traffic, priority should be given to traffic calming installations along Primrose Road.



	
	2.
	Potential noise nuisance caused by start and finish times for the proposed gym within a residential area.



	
	3.
	Ask for clarification regarding the location of the parking and a concern that overspill will result in parking in Primrose Road.



	
	4.
	Access and in particular arrangements to safeguard the visiting public as the roadway is shared with the adjacent warehouse and there are frequent truck and forklift movements unloading and loading raw material and finished goods in the same area.



	
	5.
	Query potential contamination.



	
	6.
	Query sewage.


Proposal

This application seeks consent for the change of use of two units at Primrose Mill to create a leisure use comprising two training areas, reception area and changing facilities.  In terms of physical alterations, the modern steel chimney and ductwork on the exterior of the building would be removed and roller shutter security doors provided at the two existing entrances.  A plan has been provided detailing a car parking layout that denotes a clear access through towards the main mill building.  The proposed hours of opening are 0600 to 2200 hours Monday to Friday, 0800 to 1800 Saturday, Sunday and Bank Holidays, with staffing levels of 2 full-time and 2 part-time.

Site Location

The two units subject of this application would appear to have been a warehouse and engineering workshop.  The site lies within the identified settlement limit of Clitheroe with there being residential properties approximately 100m to the south-east and 40m to the north.  The remainder of Primrose Mill is disused but currently being developed into smaller units.

Relevant History

None.

Relevant Policies

Policy G1 - Development Control.

Environmental, AONB, Human Rights and Other Issues

The matters for consideration are the principle of development, highway safety and amenity - both visual and residential.

In respect of principle, the mill building is an employment generating use and the scheme put forward here would create jobs albeit in the leisure industry.  Thus I am satisfied that the principle of such change of use is appropriate.

Having regard to highway safety, the County Surveyor has not raised an objection in principle but seeks assurances regarding the overspill parking arrangements.  He has also raised the possibility of measures to improve pedestrian access to the site and has thus suggested that the applicant enter into a Section 278 Agreement to secure these.  I am of the opinion that suitably worded conditions can achieve the safeguards the highway engineer has requested.

The scheme proposes to remove the large modern steel chimney which is prominent in long-range views on approach into the town.  However I consider that such a proposal would be beneficial in that it removes a somewhat unsightly modern addition to the mill building and thus should be welcomed.  The introduction of steel roller shutters would not be inappropriate and would not be visible from outside the confines of the Primrose Mill complex.  In visual terms, therefore the scheme is considered to accord with the provisions of Policy G1.

Comments have been received from neighbouring properties regarding a number of factors.  Firstly in terms of noise, Committee should have regard to the fact that notwithstanding comments about the residential nature of the area, Primrose Mill is a large commercial property with no apparent hours of use restriction.  This coupled with the Lodematic business to its immediate west, attracts vehicle movements of varying types and at varying hours.  The hours suggests of 0600 to 2200 hours Monday to Friday, would not I consider prove significantly detrimental to nearby houses given the surrounding businesses and to object to the scheme on this basis would, I believe, prove difficult to substantiate on appeal.  Further information was sought from the applicant regarding potential noise from air conditioning but they have stated that no mechanical ventilation or air conditioning is required within the main training areas.

With regard to contamination the applicant has submitted a statement outlining that as a non-domestic project construction falls within the “Construction Design and Management Regulations” and that it is assumed the internal partitions will be built off the existing concrete slab with minimal disturbance.  The contractor shall ensure that the Local Authority Environmental Health Officer is kept aware of any potential problems arising throughout the initial investigation work and construction phase and this is acceptable to colleagues in Environmental Health.  The submitted forms state that foul sewage and surface water will be disposed of into the main sewer and in respect of parking and traffic concerns Members are referred to the observations of the County Surveyor.

Therefore having regard to all the above, I am of the opinion that the scheme represents an appropriate form of development and should be given favourable consideration.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall be implemented in accordance with the proposal as detailed on drawings RA028-02 plans and elevations as proposed, and RA028-03 site plan indicating proposed car parking.


REASON:
For the avoidance of doubt to clarify which plans are relevant.

3.
The use of the premises in accordance with this permission shall be restricted to the hours between 0600 to 2200 hours Monday to Friday and 0800 to 1800 hours Saturday, Sunday and Bank Holidays.


REASON:  In order to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.  The use of the premises outside these hours could prove injurious to the character of the area and in order to safeguard residential amenities.

4.
The development hereby permitted shall be used for a fitness centre and for no other purpose, including any use falling within Class D2 of the Town and Country Planning (Use Classes) Order 1987 (As Amended).


REASON:  The permission granted is for a specific use, and it is considered that other uses within the same Use Class may give rise to adverse effects on the locality, contrary to the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Prior to commencement of use of the premises the parking spaces shall be marked out in accordance with the layout as shown on drawing RA028-03 and made available for use.  They shall thereafter be retained in perpetuity for their approved purpose with overspill provision provided in accordance with the details outlined in the Design and Access Statement submitted in support of the application.


REASON: In order to allow for effective use of the parking areas in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Within four months of commencement of use the applicant shall enter into a Section 278 Agreement with Lancashire County Council in order to secure the carrying out of appropriate protection improvement works.


REASON: In the interests of highway safety in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

